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pltEUMINARY  SUMMARY  OF  RNDtNGS 
KEY  SPACE  USES,  DOWNTOWN  BOSTON  GNRP 

* 

four  kmy  ^YP^  ^  *<»«•  <*•  P^^^'^  *^  ""I*"  opportwitlM  for  DowntflN»n  rxWvkywftt. 
TTwM  loelod*  r«toll  nle*  ond  »wvle»  unl»»,  offlcmi,  opatfimnH  ond  tfO»»l«n»  aceo«wi»- 
*    «.    WiKlpol  flndlngi  on  •«:h  of  fK««  or«  Mt  forth  b«low. 

Ct—inrrlTi!  Sp«rc«  —  K>toH  Solo  ond  Sfvlc«  FodlUlei. 

1.       Expoctgd  gglw  In  populotJon  ond  Incow  in  >ho  Greotof  Bo<ton  Roglon  ond 
WUtfopollhpi  Aroo  thoMld  •uppoct  trwnondou*  Incfiwm  In  purchoiJnQ  powor 

ond  MtotI  filot. 

•      «.     PopuloHon  gali»  In  »he  Gwitw  totton  Region  for  tho  15^oor  period 
botwoon  1960  ond  1975  should  opprooch  15  porc«nt.     M«tropollh»n 
ictot  should  bo  opproxinnatol/ the  tama  OS  tho  roglon. 

k.     Indlvlduol  Income  gains  con  be  expected  to  reoch  approximately  85 
percenr  for  tho  some  15-year  period.   Although  port  of  this  gain 
might  be  "lost'  to  Inf lotion,  the  raa|or  portion  would  be  represented 
by  "reot"  Increases.   Tho  projected  personal  Income  gains  ore  coo- 
t0rvotlve  In  contrast  with  the  pattern  established  during  recent  years. 
An  equol  goln  of  85  percent  In  Indlvlduol  Income  wos  ochleved  In 
only  ten  yeors  during  the  1950-60  period. 

««     The  combined  effect  of  populotlon  ond  personal  Income  gains  should 
result  In  o  more  than  100  percent  Increose  In  purchoiing  power  for  the 
weo.   A  mojor  portion  of  these  golns  —  as  much  os  two-^hlrds  of  the 
total  —  could  potentlolly  be  transloted  Into  Increosed  retoll  and  set- 
vtoe  soles  volumes  at  outlets  within  the  area. 

d.     fast  poMems  of  soles  Increoses  In  Metropolitan  Boston  connrmth* 
raosonoblenoss  of  these  pro|ectlons.    Eased  on  the  1954-58  retail 

.       solos  locord,  tho  decode  rote  of  growth  for  oil  soles  was  50  percent 
ond  the  15-yeor  rote,  opproxlmotely  75  percent.  The  piolectlon  for 
IncrtoMd  retail  tales  potential  of  opproximotoly  65  percent  olthough 
corvorvoHve  with  respect  to  recent  pottems,  reflects  the  trend  to 
deao^i^  «*••  of  «»€»  osnwmptlon  with  InooosinQ  Incoew  lovote. 
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I.       Th«  Doimfown  potanttol  U  for  ab»o!ut«  ga?m  In  rttall  ond  mtvIc*  tala,  ev«n 
though  rh«  Uv«l  of  tain  r*och«d  !n  1975  would  rBpresent  a  tinoll«f  thoro  of 
tho  nglonol  tuToL    Thtt  pa»f«m  would  b«  In  lino  with  roconT  trends  for  roptd, 
ouflyInggn>wthatth««x|»n«  of  th«  Downtown.    A  r«Y«ml  of  poit  oUoluto 
doctlnoc  In  Downtown  ioIm  U  anticipated  In  thew  projoctfom,  how«v«'.    Tho 
rovonol  would  bo  occowpUthod  by  flowing  down  tho  porcontogo  rotot  of  do- 
«ltm  rtglonol  tolot  Vwrtt"  reollzod  In  tho  Downtown. 

•«       In  tho  koy  gonoral  morchondlM  units,  post  docllnot  tn  tho  Downtown  . 
^tlon  ho^  boon  shorp.    Downtown  ocoowntod  for  tho  following 
"thoMt*  o#  mafropollton  solos  In  general  aorehaadln  In  jroart  showm 

/'  67porcontInl948 

59  percent  In  1954 
48  percent  In  1958 

k.  Within  tho  general  merchondTso  group,  deportnjont  storo  onlts  —  tho 
oswntlol  Bognet*  In  ottrocting  reglonol  shoppers  »•  tho  Downtown  — 
thowed  stotf  lor  declines  OS  followst 

77porcentIn  1948 
70  percent  In  1954 

60  percent  In  1958 

C*        For  tho  keygoneral  merchandise  ood  deportment  store  units,  our  pro- 
{ectlons  show  that  1975  sales  will  account  foi^  40  and  50  percent, 
respectively,  of  metropollton  soles.    These  figures,  olthough  repre- 
senting further  declines  rolotlvo  to  regional  totals,  "floften"  out  tho 
R3to  of  decline  during  the  coming  15  yoors  compared  to  tho  10  years 
rocontly  ponod. 

d.       Despite  tho  relative  declines,  absolute  gains  In  dollar  volumes  can 
bo  forecost  on  the  basis  of  those  percentages.    The  ovcroll  outlook 
In  soles  growth  Is  for  $60  million  Increase.    This  would  represent 
opproxlmotely  a  10  to  15  percent  gain  over  present  soles  totoU  In  the 
Dowrrfownaroo  for  similar  types  of  units.   Achlovoment  of  these  tar- 
gets would  return  Downtown  soles  loveU  to  thoso  previously  reached 
durfi^  tho  loto  Fortlts  ond  eoHy  Rftlos. 

1,       This  potonrto!  sales  Incrwso  woo W  bo  oble  to  support  up  to  1 ,  000, 000  grots 
fool  In  now  Dofwntown  ipaco  for  retail  soles  ood  servico  units. 

The  new  ipoce  can  best  be  dbcoted  onong  spectfle  wlft  ea  the  fol- 
l0«rtfig  boshi 
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EoHng,  drinking,  •nt^rtoInraMr 

ond  MMMownf  facIlIHM  250,000 

Tohil  1,()d6,()C)d 

k*       Gran  tal*fl  In  »h«  n*fwt)r-pro{«cfM]  tpoc*  should  i»och  th^  $45-$50 

million  p^ywrUvcl,    Sale*  In  •xUHng  ipoco  —  undM*  »ho  Indleotod 
projoctloni  —  should  also  Inereoso  by  as  much  os  flvo  poreoftf  or  vp  to 
$15  million  por  yoor.    Vnmm  ovorogo  IncnsosM  In  oxlsttng  unlfs  would 
bo  bosod  on  Incraosod  potronogo  brought  Downtown  by  tho  "luro"  of 
now  nofchondlslng  foci litlof  noorby  oportmonts  ond  oth^v  ovorall  Inr- 
provowiits  In  tho  Downtown;  as  woll  os  by  upgradlr^  ond  lit^vovw- 
montt  in  tho  oxistino  fad lltlos  thomMlvw. 

Although  tho  pro{octloni  hovo  boon  dovolopod  for  tho  Downtown  GNRP,  oil  tho 
propoood  not  spoc*  Ineroosos  would  bo  host  concontratod  In  tho  Control  Busif 
DliMet  Plro{oc». 

••       Tho  oddltlonol  gonoral  morchon^so  ipoco  could  bo  tolcon  up  by  ox- 
ponslon  of  olreody  oxlsttng  units,  or  by  tho  addition  of  ono  gonoral 
«BorchandlM  unit  noor  tho  olrsody  existing  Downtown  complox  to 
foeliltoto  conyoroflvo  shopping  and  concontreto  podostrton  traffic. 
tp       In  othor  cotogorlos  —  convonlonco  ond  mlscolionoous  ratal  I  ond  tho 
^'  sorvico  ond  ontortolnmont  group  —  muttlpU  units  In  srrorol  locotlom 

ora  Indlcotod.    Bstontlolly  sultablo  ooting  and  ontortolnniont  units 
would  bo  on  oxtonslon  of  tho  oxlstlng  complm  In  tho  Sisart-Knooiond 
Stroot 


If.       Tho  projoctod  spoeo  for  commorclol  units  cevors  roglonolly-orlontod 
Acflvltlos  only.  Smollor  commorclol  grou^ngs  sorvlr^  smoll  sub-morkot 

ortoi  In  oporhnont,  offico  ond  simitar  coo^lojcM  would  bo  In  oddltloQ 
to  tho  spoco  preloctod  obovo. 

%•       Support  for  tho  oxpondod  Downtown  rotol  I  ond  sorvlcocoo^lox  would  bo  boMd 
m  throo  foctcrs  In  oddltlon  to  growth  In  raglonol  purchasing  powor  and  tho 
Downtowns  participation  In  It  —  oj^ondwf  doy-Hme  population  In  tho  new 
offices  proiocted  for  tho  Downtown  aroo  (see  bolow]»  Increased  rasldentlol  po- 


polotlon  Ift  tho  lsMwdla*oly  surroundlAg  otooi  (mo  s^portments  bolow^  ond  \n- 
crsosod  llMppfna  to  Hao  Oowiiwsii  by  tiwvolen  froa  ooNlde  the  Graolor  Beetoii 


"v. 


^       TS*  rMtonobl^nMi  of  pref«ct«4l  cofnnwrcfol  ipaca  tncf»awnr»  con  hm  irwotursd 
ogiint  two  yardsticks. 

••        ExttHng  rvHitI  trad*  tpac«  <n  th«  Downtown  totals  approx\mai»\y 
1 0,000^ 000  tquort  fe«t.,   T>i«  projected  1,000,000  IncraoM  durfr^ 
rh«  twxt  15  yeori  would  represent  10  percent  growth  •>*  coraeryor 
Hve  In  7l«w  of  the  Increased  potentlol  for  soles. 

Il«        The  1960  Botton  City  Plonning  Board  projections  for  Downfown  com- 
mercial space  Indicated  a  decline  oropproximately  500,000  sqtxire 
feet.  This  decline  was  derived  from  a  projected  decrease  In  retail 
employment  In  the  Downtown  area.    The  basis  for  the  projections 
set  forth  above  were  In  terms  of  retail  sales  which.  In  turn,  provided 
the  basis  for  squ<ve  footage  estimates.    The  gain  In  floor  space  con 
be  reconcllod  with  decreasing  retail  en^toymenf  hcnvever.  In  terms 
of  two  factors  *->  Increasing  amounts  of  floor  oreo  p«r  retolt  employe* 
artd  Increasing  tales  volumes  gefwrated  by  eoch  eaipioywa.    Each  of 
thott  trvnds  Is  In  line  with  recent  p^tem»« 

0?f!ce  Spoce 

le        Four  basic  fsctoci  I  ndl  cot*  strong  Fuh^r*  demand  fornew  Downtown  off!  CO  spoce 
In  Sagton. 

••       Employment.  Gains.     Tho  outlook  for  substontlol  gain  In  office-using 
ec^Ioymenl  categories  within  the  Dowrtfown  a-eo  Is  favorable.  Pro- 
jection data  for  Downtown  employment  were  developed  as  part  of  a 
comprehensive  "Work  Areas"  study  pre  pored  earlier  by  the  Boston  City 
Wanning  Board.    The  Downtown  projections  were  established  In  tho 
context  of  oreo-wlde  studies  and  onolysls  of  potentlol  distribution 
pottems  for  new  employment  within  the  metropoltton  oreo.  Figures 
fpooi  this  earlier  study  were  reviewed,  considered  reosonoble  ond 
occepted  for  purposes  of  this  analysis. 

b«        Population  Gains.    Office  use  Is  In  port  related  to  regional  populotton 
lovels  through  the  offlco  activities  thot  serve  reglonol  population  needs. 
Even  oport  from  this  factor,  however,  populotlon  size  can  be  generally 
correioted  with  the  scolo  of  office  6«tn(»>d  In  local  areas.    Ejected 
notropollton  population  —  qualified  by  the  poit  pottems  of  pt  capita 
ipoc«  ut«d  for  offices  In  Boston  ond  to  similar  cities  of  iladior  sixe  —  con 
Mfvo  OS  on  oworoll  yordstick  for  fwturo  deowid. 
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«•       M«»ropoHtoii  Mofktt  Potterm.     In  nBC«nt  yon,  •xterwiv*  ntw 
offlc*  construction  hot  rak«n  plac«  In  outlying  locotlofn.  Soma 
of  thli  activity  might  hove  occurred  Downtown  hod  lultoble  tltag 
been  ovollabU  and  othor  blocs  to  new  Downtown  development 
•Itmlnated.    Another  portion  would  hove  token  place  under  any 
clrcumctoncei  os  port  of  the  normol  proceaet  of  decentrallzotlon 
ond  new  mburbon  growth.    No  ipeclflc  data  ti  ovolloble  at  yet 
a$  to  recent  volumes  of  luburbon  office  construction.    Subfect  H 
the  ovailobltlty  of  these  data,  however,  we  believe  thot  the 
Downtown  con  reclaim  some  of  tt«  previously  lost  share  of  areo 
office  morket  In  future  growth. 

^»       Downtown  Mcrket  Trends.  Thr«»e  key  factor*  Indicate  the  vitality 
of  the  Boston  Downtown  for  offlco-uslng  activities.    These  ore 
totol  areo  presently  occupied,  high  utlllratloo  of  the  existing 
quality  Inventory  ond  rapid  obsorptton  of  the  new  office  spoce 
tn  the  Downtown. 

0)    Although  precise  data  on  the  existing  office  Inventory  ore 
not  yet  ovolloble.  Indications  ore  thot  there  moy  be  as  much 
OS  22,000,000  gron  square  feet  In  private ly-owned  office* 
In  the  Downtown  GNRP  area.    This  Inventory  Is  widely 
"mixed"  In  terms  of  quality  levels,  age  and  occuponcy- 
voconcy  rotes.    Estimates  ore  that  the  "A"  quality  tpoce 
ti  maintaining  high  rotet  of  iccupancy,  however.    Of  tht 
estimated  five  to  six  million  square  fe«t  "A"  space,  only 
about  250,000  square  feet  or  approximately  five  percertf 
are  vacant  at  the  present  time.    Typical  vacancy  rotes 
for  the  lowrer-quallty,  wotlcn/p  space,  generally  old  and 
In  relatively  poor  condition,  rwi  substantially  higher,  per- 
haps In  the  t2-plus  percent  range.    This  pattern  Is  typical 
for  oreas  throughout  the  United  States  and  Boston  Is  no  ex- 
ception. 

(2)    Although  o  limited  omount  of  new  spoco  has  been  built  In 
Downtown  ond  close-In  orec»  recently.  It  has  been  readily 
obsorbed  Into  the  local  market.    In  the  five  years  betweti 
1957  ond  1962,  o  totoi  of  obout  750,000  square  feet  tn 
lovefi  key  bulldlngt  hova  boon  odded  to  tho  Inrftftfory. 
Thato  am  oi  follown 
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1 

• 
1 

Grou  Squor* 

•   ■'. 

Offlc*  BuIidInQ 

Footags 

--     TrovcWt  BuildTng 

225,000 

.1                > 

^    Blu«  CroM-BliM  Shitid  Bulldlfv 

125,000 

■  /                                   4 

-_  liberty  ^Vihlal  tnturoncs 

225,000 

-•..■■.• 

,               ^    IBM  Building 

70,000 

.    McGraw-Hill  Building 

38,000 

'  •*'.    '  ■' 

Ramlngton-Rond  Building 

36,000 

'     ' 

_      Whir*  Fond 

31,000 

Total 

7io,(i6() 

2«        Pro{«cted  flguTM  for  Downtown  employment  gatnt  covering  a  20-year  period 
from  1957  until  the  late  1970*1,  Indicate  support  for  6.25  mlilton  gro«  iquore 
feet  of  additional  ofFTce  tpact,    Dos'c  to  this  projection  ore  catculotcd  errr- 
ployment  golm  In  ofFIce-usIng  categories  —  flnonce.  Insurance  and  real  es^^f 
te;  services  (exclusive  of  Gos^mment);  as  well  os  miscellaneous  employment. 
Irtdexes  of  space  use  Intensity  In  line  with  current  Boston  patterns,  rratlonal 
Standards  and  recent  patterns  In  similar  cffles  for  new  office  areas  provide  o 
hmh  for  converting  projected  errployment  galrts  to  office  r>e«ds. 

«•  Indlcoted  office  needs  based  on  Dov/ntown  employment  gain*  and 
metropolitan  population  golns  are  generally  In  accord  ~-  each  ctt 
obout  the  6.0  million  square  feet  level. 

b.       The  projected  6.25  million  square  feet  corresponds  to  the  prevloue- 
ly  projected  demand  by  the  Boston  City  Planning  Board  in  their  1960 
analysis.    Their  figure  —  projected  to  1980  -^  for  a  Downtown  which 
txfTtded  Into  the  Copley  Square-Bock  Bay  area  totaled  8,000,000 
square  feet.    Five  mflllon  of  the  total  were  based  on  the  net  tncre* 
ments  In  emplo>'ment  expected  and  three  million  on  expansion  re- 
quirements of  existing  occupancies.    The  1 .7  million  sqxxire  feet 
"spread"  between  the  two  estimates  Is  occo^jnted  by  differences  In 
orea  Included  In  the  anolysis  as  well  as  a  five-yeor  difference  In 
projection  twm, 

3.       In  oddltlonto  the  750,000  gron  square  feet  already  built  In  Downtown  ond 

clota->tn  Mctlont  since  1957,  other  office  areas  ore  firmly  projected.  In  plon- 
ntf^  stages  mni  committed  In  terms  of  public  policy  er  ore  alreody  under  cofr> 
ttfvction* 

••       Thafofolomounf  •Icomnlttad  space  It  appresdantely  4.2  million  tquor* 
ftet.   That*  projeclt  am 


•        1  7  ---    79  7  3 

//t/^-A*.       Government  C«n»*r  ••/  ^  ;  ^  -^<" 

/     r^  Woterfront  0.3  .^  ^ 

^.  _.  Prudential  Center  *  KO         ^ 

if^""^  WefEnd  -  ;:.;• 

British  Prop^ifttef  0.7 

WWt«  Fund-Trw«onf  ^'^  . 

MlicellonwMt  0^ 

Total  4:2 

k«       TU  ovollobleiquarefootoge  for  Downtown  d«Yeloptnent  —  «ub- 
trocrtna  out  key  ipoce  olready  bul!f  since  1957  ond  committed  new 
space  —  totals  approximately  1 .23  ralHion  square  feet.    These 
ngure*  are  based  on  tne  overall  market  for  Dovmtown  space,  over 
and  obove  replacement  of  existing  focllltles.    Consequently,  even 
though  the  figures  protected  ore  substantial,  they  should  not  creote 
competitive  office  market  conditions.    The  figures  anticipate  an 
expansion  of  tho  existing  Inventory  of  Approximately  25  ♦<>  30^P«^ 
cent.    K\orm     specifically,  measured  against  the  existing  "A    spooe, 
the  expansion  until  1975  should  double  the  present  area  In  quality 
space  In  the  Downtown.  These  figures  are  conservative  in  contrast 
with  the  rate  of  expansion  which  has  occurred  In  New  York  during 
the  postwar  period  where  the  total  existing  Inventory  of  spac«  has 
doubled  as  o  result  of  new  constwctlon.    Boston,  however,  does 
not  serve  the  national  office  market  to  the  extent  thot  l^4ew  York 
docs.    The  25-  to  30-percent  expansion  projected  here  during  the 
coming  15  yeofs,  although  It  should  U  readily  obtainable,  Isop- 
prxjpriateToThe  scale  of  Boston's  Indicated  market. 

4.        Rnol  locotlon  for  the  projected  1 .25  million  square  feet  of  new  office  area 
In  the  Downtown  would,  of  course,  be  dictated  by  design  considerations  and 
r«,«wal  policies.    However,  three  locations  oppeor  deslroble  at  |f>*  P^'«"» 
time.  One  I.  In  the  financial  district;  another  Is  In  the  heart  of  the  ^<^"'^^ 
retail  core,  perhaps  as  port  of  a  unified  retail-office  complex.    A  third  loc*- 
tion  would  be  along  Doylston  Street,  between  Tren^t  and  Charles.  ^•^^ 
'  locotlon  might  be  developed  In  conjunction  with  elevator  opartmenl  buildings 
olong  the  some  fnx>tage.    If  each  of  these  three  'oc^^^T*™  f^I*  '^^T''*' 
thrW  bulldlnfls  opproxlmately  equal  I«  size,  r^y  500,000  ^J^^^' 
site  would  h.  Indicated.    Although  o  sizable  bulldlnj,  0  <>«^>«'f^'",^  . 
•qu<ir.  foot  foclllty  would  bo  sn-ller  thon  th.  project^  WH sh  Prop^e,  «^ 
tikULnt  and  only  one-half  th.  six.  of  fh.  Plrw^ld  Cm^  «-«-  offic  bd  W- 
ti^  Mw  widM  conetivcfTwi. 
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1.       Tht  Merropollhw  Bo«f on  morUf  provfdat  »trong  lupport  for  n«w  Keying 
•niN  ond  rantal  occommodaflom.  TU  record  of  post  houiInQ  mork«»  ocfl- 
WM«»  In  H»  onw  point*  up  HiU  coocluilon. 

•.        D^lng  fh«  1950-^0  decode,  fhe  ovecoge  Incrww  \n  thm  numUr 
of  houtlng  units  for  th«  metropollton  otm  totoUd  U,  670  p«r  an- 
mim.    Th*  docad«  raf«  for  Increotei  In  occupied  units  woj  slight- 
ly lower  —  OS  Is  to  be  expected.    Replacement  foctoa  and  In- 
creasing voconcy  rotes  In  obsolescent  units  supported  higher  levels 
of  gross  building  activity  than  were  occupied  by  normal  population 
growth.    Building  octlvlty  was  relatively  steady  throughout  the  de- 
code In  contrast  to  many  other  rootropolifon  oreos.    However,  hlght 
In  the  eorly  1950's  were  not  nsoched  again  throughout  the  decode. 
Activity  In  the  early  yeors  of  this  decade  —  I960,  1961  ond  otuost 
certainly  1962  —  Is  once  again  climbing  and  the  building  peak  of 
lost  decade  moy  soon  be  reached. 

fc.       The  number  of  rwitei-occupled  \;nlts  Increosed  at  the  rote  of  oppfT>- 
xlmotely  1,000  per  year  between  J  950  and  1960.    The  decode  shore 
of  new  units  which  entered  the  rental  Inventory  was  approximately 
eight  percent.  This  relatively  low  ratio  wos  typical  for  metropolitan 
areas  throughout  the  U.S.  during  the  past  decode.  TTie  er-icf  of  this 
IO-y«jr  emphasis  on  ownership  units  In  Boston  was  to  rt<i^tc^  the 
renter  share  of  the  total  Inventory  from  60  percent  In  1950  to  50  per- 
cent In  1960.    The  share  of  rental  units  In  total  Inventory  In  Boston 
was  higher  than  the  notlono!  In  both  1950  and  1960. 

€•        In  recent  yeQn,  apartment  units  hove  been  accounting  for  on  In- 

creoslngly  high  proportion  of  total  starts.    This  lamo  pattern  hos  bewt 
typical  throughout  the  United  Stotes.    The  1960  dwelling  unit  per- 
mits —  which  actually  '  undercount"  total  itorts  In  the  orea  —  show 
oportraents  accounting  for  approximately  1,700  units,  or  18  percertf 
of  oil  storts.    Even  though  this  Rgure  was  substantially  vp  from  the 
rocord  established  during  the  Rfties,  the  1961  total  was  even  higher 
^  with  4,276  units  In  the  apartment  category  ~  38  percent  of  tofol 

•torts.    This  trend  oppeon  to  be  continuing  In  1962. 

1.       The  future  outlook  for  the  overall  housing  as  well  os  apartment  morkett  In  th« 
Boiton  oreo  U  excellent. 

••       7>io  ovwoll  area  supply  gain  Is  projected  at  15,000  *mJt$  per  year. 
ThU  1«  approximately  the  tome  ot  the  omuol  rote  during  recent  years 
Itt  Ifm  wffh  Hw  ^opulotl  on  proiecHons  dlievm^  pf«vIoi»ly .  Aparfment* 
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how«v«r,  or«  projected  ot  a  tonwwhot  hfgher  fot«  In  rtlotlon  »o 
onnudl  Incrtment*  comfit«nt  wUh  »b«  recent  pattern  In  the  Botton 
ofea  as  well  as  trends  throughout  the  nation. 

b.        Specifically,  a  13-percent  shore  of  oil  new  housing  units  Is  pro- 
jected In  the  apartment  category.    This  would  represent  a  total 
of  approxlmotely  2,000  units  pmr  year  —  small  cofnpored  to  rental 
•hot  spots"  In  the  notion  such  as  Washington  which  lost  yeor  ab- 
sorbed a  total  of  approximately  24,000  new  oportments  or  nearly 

65  percent  of  new  starts  during  1962. 

3,       Downtown  opportunities  In  the  apartment  field  are  unique  and  substantial . 

••        Support  for  Downtown  demand  would  be  primorlly  bosed  on  the 
Downtown  work  force.    K^orm  thon  200,000,  nearly  21  percent 
of  the  metropolitan  work  force  ore  located  In  Downtown  Boston 
moking  It  one  of  the  more  highly  centralized  cities  In  the  U.S. 
todoy.    Even  opart  from  future  expansion,  walk-to-work  oppor- 
tunities for  whlte-collor  workere  and  |unIor  executives,  single 
persons,  younger  and  older  couples  without  children,  as  well  ot 
retirees  establish  o  major  market  potenflol  at  the  present  time. 

b«        Recent  new  oportment  offerings  In  Downtown  and  close-in  sections, 
although  relatively  small  In  relation  to  potential  demand  and 
oriented  to  upper  Income  groups,  were  rapidly  lea$ed-up.    Two 
exofrples  are  the  330  Deocon  Street  projecfand  Charles  River  Pbrk. 
The  Beacon  Street  building  is  a  luxury  oportment  grouping  with 
duplexes  and  other  special  features,  overlooking  the  Charles  River 
in  a  Bock  Boy  location.    Containing  a  total  of  72  units,  rents  In 
this  building  range  up  to  $700  per  month.    The  Charles  River  Poric 
oportments  with  a  total  of  approximately  500  units  rented  well .    We 
understand  that  approximately  three-fourth  of  all  units  were  leased 
prior  to  completion  of  model  apartments.    The  outstonding  market 
response  to  these  two  offerings  Is  based  In  port  on  the  past  vacuum 
In  new  Downtown  apartments  —  due  primarily  to  the  scarcity  of 
sites,  difficulty  of  establishing  suitable  rwldentiol  environs  and 
lender  r«iuctarK:e. 

«•       The  Centrol  Boston  area  could  reodlly  provide  suitable  locotlons  for 
one-fifth  of  all  apartments  projected  for  the  metropolitan  oreo  —  or 
400  per  yeor.    This  would  represent  o  conservative  total  of  *»000 
units  during  the  next  15  years.    This  figure,  of  course,  would  be  for 
oil  typos  of  wnltv  In  ail  locations  throughout  the  Downtown  oroo}  ond 
•I  oil  root  Uvols  from  -addle  locoeie  to  seoa-luwry. 


4,       AaatmMtmatmh,  S.OM  .»J».  l.^,^  ,i 1^.  c^^^i  rmuri—t  J  fa  ilg 

C^nfwl  ATM.  TliM*  Jnclud.  2,200  fn  th«  Wot.rfrort/  2,400  In 
W«»  En^j  and  200  In  t.Se  WhJf.  Fund  d«v«lopm«n».    !>>•  rvtJdual 
mfloUr  of  opartmont,  wblcK  would  b«  tuppoftabU  In  Downtown 
locoHon.  tofoU  1,000  unlf».    Thf.  ngur.  i.  contefvaHv.  although 
wltobl.  for  nr»t  dejJgm.    Consideration  of  a  finai  Rguf.  would 
depend  on  the  tpecWc  type  of  unit*  proposed  and  potential  rental 
levelt  for  wnlch  fii«y  might  be  offered. 

•.       V/tfhIn  the  Downtown  orea,  tl>e  deslrabl.  location,  for  rental  unitt 
in  th«  upp«r-mlddl«  and  upper-Income  caiegorle*  would  be  aloni 
Boylston  Street  and  Tremont  facing  the  Gorden.  Additional,  le« 
expoiwlve  unit*  could  be  located  in  the  South  Cove  area.    The«e 
•hould  be  dominontly  (rlddle-incorrx)  and  related  to  the  n^d*  of 
the  lioipltal  laarkst  generated  at  tht  .N'cw  England  A.^dlcal  Center 
«nd  In  the  Chinese  community.    Adc'Itlonol,  scattered  locations 
would  also  be  passible  depending  on  final  design  for  the  Downtown 
and  CBD  project  areas. 


^»      Tranriit  Accommodatloni. 


U  Ihe  pefentlcl  for  new  transient  accommodatloo.  In  Downtown  Ba,|«,  I.  o«t»londl«g, 

o.  A^tropolltm)  Boston  Is  a  key  regional  and  natlonol  dettlnotlon  far 
biwlnes.  orui  pleasure  travelers  In  o  broad  voHety  of  coteoorle.  - 
Industry  and  commerce;  finance.  Insurance  ond  Government;  rell- 
g^us  and  educational;  historic  tourj;  ficolth  ond  medical;  and  sports 

?^  'f^''*?',*'^'"'*    ^^^^^^^ons  alone  ore  bringing  more  tiK.n 
1/0,000  vlslton  per  year  to  Coston  at  the  present  time. 

fc.        Downtown  Boston  I.  the  central  point  for  metropolitan  activities  end 

■       1ml    r  T  M  ^'*  •*^*»'^7  concentration  of  public.  Institutional, 
ofnce,  retoll  ond  entertainment  facilities. 

**        l^n^  rZ"***^  r^"^  "^  *^  ''-^  *^-  ^"3  Down- 
fown  Boston  to  If^crreglonal  routes.  In  combination  with  tl>e  airport 
OS  well  as  ho,  and  roll  «,rvice,  focus  long-distance  travel  In  tU 
certtral  area  of  Boston. 

2.  Ihe 


rn  re'STto'^'e^f  iTnd""  "^  ^'^'^  ^'^'"^  occo«„«d.ti«,  ,.  .Ireody  tl«l. 

tTl  -A-  ^    ""'"*;  u?"J^  ^I'  "'  '^''  '^'*  '«  ^  conslde^n  ^ 

»he    A    cotegoryofhlgh-qoalltyfoclilties. 
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k*  '     Occuponcfe*  In  fhe  extsting  wppl  y  of  qualify  tron»l«nt  rootm  — 
b^ar»d-larp«  old  and  partially  objolefe  —  an  currently  running 
ot  tho  75-percent  level.    On  thli  ba»Ii,  the  overoge  nightly  de- 
mand overall  I«  more  than  5,200  units.    Occxjponcy  In  newer 
cias«-^n  motor  ho^el  facttltlet  ti  running  tlgnlflcontiy  higher  — • 
on  overoge  of  85  percent. 

«•       Downtown  demand  Is  actually  greater  than  Indicated  In  the  pre* 
ceding  figures.    Due  to  gaps  In  the  supply  of  convenlent/mdem* 
motor  hotel  foclHtles  In  the  Downtown,  motels  In  somewhat  more 
outlying  locations  hove  siphoned  away  port  of  the  demand  which 
might  otherwise  have  sought  Downtown  rooms.    New  Downtown 
facilities  would  recover  at  least  o  portion  of  this  lost  demand. 

9.       Further,  subttantlal  gains  In  demand  ore  definitely  Indicated  for  the  Downtown 
onM. 

«•        Future  growth  In  sectors  of  the  economy  gcncroting  heavy  traveler 
demand  con  definitely  be  expected  In  the  Downtown  area.    Speci- 
fically, the  projected  Incroase  In  office  space  can  be  expected  to 
expand  demand  for  now  tronsient  accommodations  In  the  Downtown. 
In  addition,  the  new  War  ^'■emorlal  Auditorium  presently  under 
construction  as  port  of  the  Prudential  Center  complex  In  the  Boclc 
Bay  area  hos  already  demonstrated  Its  capacity  to  draw  major  new 
convention  commitments  to  the  area.  The  H6tel  America,  immedia- 
tely adjacent  to  the  auditorium,  is  definitely  not  odeqvwte  to  meet 
this  r>ew  convention  demand.    Room  commitments  necessary  to  carry 
convention  compatible  with  full  use  of  the  6,000-jeot  auditorium 
would  coll  for  an  additional  1,000  quality  rooKii  In  Downtown  locw 
tlons  rteor  the  auditorium. 

b»       Even  opart  from  specific  local  factors,  pressure  at  the  regional  and 
nattonot  levels  which  has  resulted  In  the  stupendous  postwar  expan- 
sion In  business  ondpleosure  travel  will  still  be  active  during  the 
,  coming  period.    Specifically,  these  Include  Increosing  income.  In- 

creasing leisure,  greater  mobility  os  well  as  Increosed  frequency  of 
conventions  and  business  meetings. 

••       Coi^letlon  of  the  Interstate  freeway  systeio  will  not  only  further  knit 
the  Downtown  area  Into  the  Inter- regional  freewoy  fromework,  but 
vlU  abo  further  obtoletce  the  locotiont  of  nony  exlstino  ma^\u 
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4«       Ovtroll  Downtown  demond  for  n«w  froniUnr  occommodatfom  h>  tht  y^at 
1975  It  eontefvatfvely  esttmafad  of  3,500  unlh.  Th?s  would  opproxlcoot»- 
ly  double  fh«  preient  number  of  qualify  frorwlenf  accomnwdotlooi  tn  th« 
Downtown.   Alreody  prognimnwd  ore  oppronlmately  3,000  wnllt  la  th# 
followlndl  tpocfflc  projects 

Number 
>VoIect«  '     of  Unlti 

.    Prudential  Centen  Hotel  Amorlco  1,000 

Government  Center  Mo*or  Irm  400 

Wett  End  Motor  Inn  300     

Cambridge  Chorterf>ouie  40O 

Woterfront  Ptoject  400 
MIif«IIanoov«  (V/hlte  Fund, 

j^ruker  development)  500 

Total  37(595 

The  r»et  available  demand  for  the  [>^wntown  area  on  o  basis  of  the  preceding 
data  would  be  for  500  new  transient  units. 

5.        The  Downtown  fbclllfles  con  probobly  best  be  accommodoted  In  one  or  fwo 
new  motor  hotels  at  central  btjsincss  district  sites.    Suggested  as  possibilities 
ore  tower  units  developed  In  confuncflon  with  the  retail-office  complex  neor 
SumaMr  ond  Woshlngtofv  the  area  olong  Boylston  neor  Charles  and  Tremont) 
•nd  tho  Sfoto  Coplfol  oreo  of  the  upper  end  of  Tremont . 
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ROBERT    GLADSTONE 

■eONOMrc     ANALvsis        •        MAHKBT      STUOI88        •        aosiNKas      neSeARCM 

Til- 141^  STaarr.  f.  W. 
'  WASfllNOrOK  ».  V.  c. 

18,    1963  .X.e.r...    .-«.•• 


MEMORANDUM 

TOi  Robert  Haun,  PVof^et  Olrtctor,  Dowiitoww 

r7\        PROMt  Roti^Gkid#on« 

SUftJCCTt        Downtown  Diiv«iop<n«n»  Outlook,  Interim  Report 

Attacneo  to  thit  (Mrnofonautn  It  4  preiiotinory  tummory  of  findlngt  on  the  Downtown 
economic  studies.    Hie  flndlngt  together  wUh  this  memo  will  follow  up  your  recent  request 
for  em  Interim  report  en  the  Downtown  development  outlook.    I  believe  these  will  serve  our 
working  needs  during  the  review  of  preliminary  physical  plons  for  the  Downtown.    This  In* 
terfm  report  will  supplement  and  expand  en  findings  submitted  eviler  In  verbal  form  and 
the  summary  of  preliminary  space  uee  projections  recently  tranemltted/ 

I  hove  kept  this  Interim  report  as  brief  as  possible  by  orienting  It  only  to  key  flnd- 
\rrgg  and  essential  bock^tKind  materlob.    Complete  detail  will  be  contained  m  the  final 
report  —  now  partlolly  drafted  —  together  with  revisions  based  on  further  studies  and  the 
preltmlnory  physical  plone.    The  results  set  forth  here  represent  the  "first  cycle"  of  onalysis* 
They  establish  the  framework  for  the  prellndnory  physical  solutions*  Following  review  ond 
ogreement  on  designs,  Speclfle  market  Implloatlans  of  the  new  pkans  must  be  evaluated  and 
th«  Anal  overall  economic  prograw  developed. 

Approach  In  Analysis.  Thrtso  factors  affect  the  anolyvts  md  fMults  set  forth  In  this 
TKeyonsi 


1  •       Net  Additions.  The  end  results  of  the  analysis  -^  supportable  space  use 
projections  **>  ore  treated  In  terrm  of  the  net  additional  area  for  which 
market  support  Is  Indlcoted  during  the  years  up  to  1975.    Resent  gaps  In 
reliable  data  en  existing  space  use  cb  not  permit  ef^<^tlve  ortolysls  of  the 
total  current  spoce  and  potential  1975  gMce.    Demolition  and  replacement 
figures  —  uTMrvalloble  at  present  —  are  also  not  accounted  In  this  opprooch. 
^eeueaably  planrdng  decisions  soon  to  be  mode,  will  eake  projecHons  of 
gms  ^oeo  additions  which  oceount  Inventory  reploeeewwt  focton  povible. 


f  •  Pton  Support.     A  wtd*  v<art*fy  of  public,  and  \n  totvm  ccsm,  pHvots 

support  programs  would  hm  nscessaiy  fo  sustain  fSc  prof«ct»<J  new  spoc« 
us*  flgures.    Examples  or*  malnf«nanc«  of  public  open  oreoi;  provision 
of  odequoto  transportation  —  •spoclolly  rapid  transltj  solution  of  por(c<- 
tng,  highvoy  occoss  ond  circulation  difficulties;  ovailoblllty  of  Federal 
and  local  funds  for  on  od«q\iate  urbon  renewal  prograw,  etc.    In  general 
tennsr  the  prajectlons  ossume  balanced  ond  odequote  support  acra»-th*- 
boards  In  th«  various  boclcup  progroira. 

The  most  cHtlcoi  of  these  onuinptlons  Is  In  public  transit.    Further,  speclfte 
data  on  Downtown  Accessibility  Factors;  potential  shifts  In  modal  splits  / 

ond  utilized  capacity  under  various  poislbie  transit  programs  are  needed 
ta  define  the  effects  of  failure  In  this  oreo.    fVellmlnory  calculations  as 
to  the  tm|/l!cattons  of  present  transit  service  for  new  Downtown  spoce  wee 
ore  Included,  however.  In  Table  2  at  the  bock  of  this  memo. 

3«  Residual  Allocations.      In  developing  supportable  space  demand  for  the 

Downtown,  overall  pra|ectlons  for  the  central  area  In  each  of  the  key 
Space  uses  wera  first  developed.    Specific  account  wos  taken  of  committed 
and  programmed  space  In  neorby,  competitive  developments.    The  figures 
for  the  Downtown  ore  the  net  difference  between  overall  praiectlons  and 
the  olreody  committed  ond  programmed  uses.    On  this  basis,  addition* 
projected  for  the  Downtown  should  account  for  •  non- competitive  share  la 
the  overall  market  foreseen  for  the  central  oreo. 

• 

Key  Findings.      The  overall  outlook  for  the  cora  oreo  —  and  the  Downtown  within 
ft  "^  Is  favoreiJIe.    bocton  economic  ond  population  gains  ond  growth  In  new  jobs  ond  per- 
sonal Income  levels  -—  although  somewhot  lower  thon  In  many  other  metropolitan  areas  of 
the  notion  —  are  sufficiently  dynamic  ta  generate  new  development  octlvlty  at  the  region's 
con,  stupendous  by  comparison  with  levels  actually  realized  during  the  I5-plui  years  since 
the  end  of  World  War  II.    Specific  projectloa  figures  am  shown  In  Toble  1,  at  the  bock  of 
ftte  memo* 

Reosonobte  Downtown  "shores"  of  metropolitan  development  potentials  con  be  pro* 
|*cted.    These  'shores  con  be  appropriately  related  to  post  and  present  levels  of  Downtown 
activity,  changing  patterns  of  metropoliton  structure,  ond  the  rale  that  the  Downtown  might 
suitably  ploy  In  the  "futura"  fSQlon.    Broodly  speaking,  absolute  gains  ore  prajected  for  key 
space  uses  In  the  Downtown  oreo.    In  oil  instances,  however,  the  relotive  rale  of  the  Down- 
town In  the  region's  octlvltlee  Is  expected  ta  decline  as  further  suburbonlzatlon  •>-  a  normal 
concomltont  of  growth  —  occun.    The  pattern  of  obsolute  Downtown  decline  Is  ravened  In 
tfie  profecHons.    In  sob»  coses,  this  reversol  would  be  shorp  —  reflecttng  the  beglnnfng  of 
uphimt  already  evident  In  recent  developowntt. 
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Bo»l«  to  tht  Downtown's  r^corery  am  ip«c!fTc  and  fdentiflobU  probUmt 
which  hcv«  fn  rh«  potf  Interfered  with  Downtown  development  and  could 
~  If  not  eliminated  ~  Interfere  with  redevelopment  In  thm  future- 
Althoogh  tho  potential  for  Downtown  gains  Is  provided  by  the  metropoil- 
ton  economy,  the  key  to  realizing  the  potential  Is  the  quality  and  effectlv*-^ 
rwss  of  progrommlng,  design  and  execution  of  the  Downtown  development 
plans.    The  degre«  to  which  the  profected  potentials  ore  realized  —  or 
Indeed  ovor-redlzed  —  will  be  measured  by  the  degree  to  which  blocs 
In  Downtown  development  ore  overcome  and  new  "lures"  erected*    h4o 
•mmnH  mf  rttmabf  iuggllne  In  the  area's  econooiy  and  aarW  con  sUf^ 
H»  miwf  •§  this  opportwIt7  and  cKollef^e. 


T-W.1.   -'^^^^  Q^  FREIIMINARY  PROIFCTIONS  GAINS  IN  KEY 
^•^       IfAgUSES.  DOWNTOWN  BOSTON  ONRP^JjAj^ 


frotected  Ga\m 


I    ■ 


2,      OmmSfmoBir 


t.       Multt-FowJly  Ua* 
dftfitlaiy 


4.      Tramlant  A 

t 


mdStnlcmi/  1,000,000  tq.n.^ 


1,250,000  tf. ft.  i^ 


1,000  Kousi no  onlt* 


500  tU^pIng  vnitt 


Co»nPn«nt« 

IncliKlw  GM,  oppor.l,  Wo«>«  furnl.Mog*, 
drugs,  tpeclolty  food  and  mlfcellone'sot 
saUs  unUw  personal,  butln«»«  and  re- 
pair $erylc«  unitt;  •cflng,  drinking  and 
omowment  placw.    All  ipac.oi looted 
wUhln  CBO  pro|«ct  orta.    Solet  and  $•€- 
vlc«  wnlt»  •o<h  oppcoxlmat^ly  50  p«rc#n 
of  total  ^x.c«.    On,  malor  GM  locaj  on 
In  addition  to  •xlrtlng  app*on  po»lbl«. 

Thrw  to  Ry.  »tr«ctvr«.    '^•r '<>f"jj'f» 
pot«nttoU  In  nnonclal  dlftrlctj  CBO  In 
rww  r«tall-«ervlc«  cofnplex  ond  on 
Oordon-^oosnon  frontago. 

Coren  mlddl.  and  uppor  lr>como  off«Hngi. 
K»r  locoHom  In  CBD  ond  South  Cov«. 
fh>l«ct«d  fl«»**  ^  ««**«*^^'^' 
On.  <ir  two  «ofor  hot.U  In  CBO  l*»Ho«. 
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TflU«2*  tSTtMATED  IMFAa  OF  UTTU  Ot  NO  TRANSIT 

IMPROVEMENT  ON  PREUMJNARY  SPACE  USE  PRO- 
JtCnONS>  DOWNTOWN  BOSTON  GNRP,  1962-73 
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Uy 

I •       rttiooty  Rtttai I  Sum  wm 
SmvIcm 


Eitlwoted  Eff«ct 
C«n>ral  Arwi  Morift 

15-20%  r*diicHoci 


RcvtMd 


800«000-850,000 


fmt 


2*      CfRet  Sp«e« 


2O<'30%  rwdvcttwi 


VTmnI  •ItmtnoHon  of 
towTi  Bnrksf  rMiouali 


3.       MuftHanllx  ftMtdw)H«l 


1,000  homlnB  vnlH 


•■4Lm       TmuiiImi#  AjMMMimlatloM 


500  tlMptng  vnlft 
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